The paper assesses the eff ects of Land Tenure systems and its relationship with agricultural productivity in Ghana. It discusses the complex nature of the Tenure systems and some of the reforms the country has done over the years and standard of living in the rural communities. In its assessments, this paper extracts information from Cross-Section Data and analyse it by applying Chi-square test to show the relationship between Land Tenure Systems and agriculture productivity. The outcome shows that Land Tenure Systems has a direct infl uence on productivity in Agriculture and can result in poverty and low standard of living among peasant farmers. In view of the problems, the paper discusses the prevalence of the terms, rules and regulations of the land acquisitions process and its repercussions and concludes from the results that Land Tenure Systems is a factor for low productivity in Agribusiness, and makes recommendations for the improvement of the land Tenure Systems to reduce the inherent insecurity.
INTRODUCTION
Literary references are quick to generate lists of common problems that challenge high productivity in the agriculture sector in a less developed country like Ghana but few articles off er suggestions on how to improve it and to gain economic strength with sound land policies that will propel an economic growth with fi rm connection to the global economy.
Land tenure security is one of the factors that some writers has used to explain the poor agricultural productivity in developing countries (Bourdreaux and Sacks, 2009) . They stated in their study that one major reform that would help farmers across Africa is to increased attention to problems of land tenure security.
In Ghana, the social relations and institutions governing access to and use of land and natural resources, is usually portrayed as customary or statutory (see Agbosu et al., 2007) . Land tenure refers to the manner in which land is held or transferred and land tenure (ownership) security refers to whether the land holder perceives that his/her land could be expropriated or not (see Matchaya, 2008) .
Ghana is located on the Gulf of Guinea, north of the Equator in the West African sub-region with a land area of about 239,460 km 2 . The land is generally low lying. Half of the country is less than 152 meters above sea level.
The climate is typically of the tropical type. The eastern coastal belt is warm and comparatively dry, the southwest corner is hot and humid and the north is hot and dry. Average temperatures range from 21 °C to 28 °C (70 to 82 °F). The population of Ghana is about 24,658,823 million (Ghana statistical service report on 2010 population census). The work force is about 11,754,424 million as reported by the Ghana statistical service. Agriculture and fi shing representing about 47.9%; industry and transport 16.2%; sales and clerical 19.3%; services 5.9%; professional 8.9%; other 1.8% of GDP according to the 2007 Ghana statistical service estimate. According to the 2007 estimates, the GDP of Ghana rose to $15.2 billion and the Real GDP growth rate estimate was 6.3%, and the per capita GDP was about $690 and the infl ation rate from consumer prices, October 31, 2008 was 17.3%.
In Ghana, the Land tenure system is very complex. It can be defi ned as the right to hold property as part of an ancient hierarchical system of holding lands. It is basically, a traditional way of land distribution among people in a community. This system of land distribution that prevails in Ghana has complex variations within diff erent tribal areas. However, government can acquire land compulsory for public use.
The general forms of land tenure systems prevailing in Ghana according to FAO corporate document repository are as follows:
State land: land compulsorily acquired by the Government with a legislative instrument for it use in the interest of the public.
Vested land: stool land that has been vested in the state as trustee.
Stool land: land owned and managed by a stool on behalf of the community by the king usually called "omanhene in akan language" represented by a Chief in each town or village within a traditional area.
Family land: land vested in a family and preserved for the use by the members of the family or clan.
Privately owned land: land purchased outright by an individual or a group of persons for their private use in accordance to the terms of agreement.
Due to the complexity of the tenure systems, eff orts are been made to reform it but little or nothing concrete has come out of it. The question of how to acquire land in Ghana without a problem still prevails and it needs urgent consideration since the development of a country largely depends on land as a primary factor of production.
Profi le of the Agro-Ecological Zone of Ghana
The agro-ecological zone of Ghana is divided into six parts namely: Rain Forest, Deciduous Forest, Forest-Savannah, Transitional, Coastal Savannah, Guinea and Sudan Savannahs, which sometimes referred to as the Northern Interior Savannah (see Tab. I).
The map shown in Fig. 1 depicts the ecological zones in Ghana.
MATERIALS AND METHODS
The data employed to the study are both primary and secondary. The secondary data are extracts from the 2010 Population and Housing Census report of Ghana Statistical Service (GSS), and data from Ghana Cocoa Board, IMF, FAOSTAT, UNCTAD, and MOFA Ghana.
The 
RESULT AND DISCUSSION

Demographic Data of the Land Policy Survey
The respondents of the ISSER land policy research in Ghana included ages from 15 years and above. However, majority of them are between the ages of 25 and 64 years (see Tab. II).
The respondents are men and women of all calibres. Tab. III shows the sex distribution of respondents.
In Ghana, the female population is higher than that of men. About 48.7% of the total female population are self-employed in the agriculture sector through farming, distribution of farm products and provision of other service to the sector, (see Duncan, 2004) , but when it comes to land issues, it is the men who control the aff airs. The customs and traditions do not favour women to play leadership role in controlling land. It is therefore obvious that the men have the necessary information about land than women. As shown in Fig. 2 , male respondents were three times more than female respondents were.
Calibre of Respondents
The respondents include people with very low or without any educational level to those who are highly professionals. However the people with very little or no education at all were more dominate. About 77.5% percent of the respondents have just basic school education or no education at all (see Tab. IV) . This is a typical refl ection of land ownership in Ghana. Many of the people who are in control of land have either very little or no education. This situation negatively aff ects the use of land for gainful productive ventures.
Prevalence of Tenure Systems on Productivity
Land tenure systems in Ghana are many as already mentioned nevertheless, the family owned tenure is the system prevailing over all the others. The ISSER land policy survey provides some bases for such an assertion. In the study about 43.4% of respondent described land tenure system in their area as family owned patrilineal and 24.6% describe the system as family owned matrilineal making 70% of the total land ownership in Ghana. Another 28.7% of the respondents said that other forms of tenure systems prevail in their area bringing the total of respondents who describe customary land tenure system as the prevailing system in their area to a total 98.7%. Only about 1.3% of the respondents said land in their area is owned either by individuals or by the Government (see Tab. V). This means that land acquisition process for any form of production venture is largely governed by the terms of prevailing customary tenure system.
Terms of Land Acquisition and its Eff ects on Agribusiness
The effi cient organisation of the land tenure systems in Ghana impacts on agriculture productivity, employment and investment. Tenure insecurity resulting from diff erent category of people and gender equity in the tenure systems aff ects the acquisition of land. The lack of land tenure systems to perform effi ciently aff ects economic growth as well as development and creates unemployment amongst the indigenous people in the rural communities. Agriculture provides about 51% of the Gross Domestic Product (GDP), and about 45% of all export earnings in Ghana. The growth rose to from 4.1% per annum in 2002 to 4.8% by 2005. Farming provides economic livelihood for about 80% of the indigenous Ghanaians (Duncan, 2004) , but the terms for acquiring land are shrouded in complexity. Tab. VI shows respondents status in relationship to plots of land used for their occupational purposes.
IV: Level of Education
Frequency Percent
Cumulative Percent Looking at the above table one will realise that 41.9% of the respondents owns their plot of land on which they work on and more than 57.4% are using land owned by family lineage, paying rent in addition to other tenure arrangements. Other status in relation to plots of land use for occupational purposes is just 0.7%.
Apart from being an owner of a plot, which comes from the fact that ownership is acquired from a customary land tenure system, tenancy is another common means for a person to gain access to a plot of land. A tenancy arrangement comes in various forms as show in Tab. VII. From the tables discussed above it is clear to note that the basic purpose of acquiring land in Ghana is for Agribusiness and Construction with Agribusiness being the most important.
In ranking the importance of farming, 2200 respondents answered a question on the importance of farming in their area during the ISSER land policy survey. Out of the 2200 respondents 86% described farming as the most important work in their area, 13.8% described farming as import and 0.2% said farming is the least important work in the area (see Tab. VIII). This result shows that farming is the mainstay of the people and thus confi rms the assertion that more than 80% of the rural population in Ghana are involve in either farming or agribusiness in one way or the other.
The main agricultural export in Ghana includes Cocoa, Timber and Horticultural products, Fisheries, Game and Wildlife (see Fig. 3 ). As noted earlier the main mineral exported includes Gold, Bauxite, Manganese and Diamond.
• The Industrial Crops are Cocoa, Oil Palm, Coconut, Coff ee, Cotton, Kola, and Rubber. The trend of productivity is depicted on Fig. 4 , the Agriculture, Service and Industry sector moves horizontally from 1997 till 2005 and then the Agriculture and Industry sector begins to fall whereas the Service sector rises.
From the depicted trend, we observe that there is a relationship between productivity in the Agricultural sector and the systems of acquisition of land. However, there are undisputed facts that other factors also aff ect productivity.
In order to confi rm the relation between land tenure system and productivity the opinion of respondents on the main systems of land acquisition as against the ranking of the importance of farming during the ISSER land policy survey are cross tabulated and the Pearson chi-square test is performed using SPSS (see Tabs. X and XI).
From the cross tabulation table of the main systems of land acquisition and the importance of farming, the counts and column proportions are shown as the summary statistics. Column proportions are computed so that they sum to 100% down each column. If these two variables are unrelated, then in each row the proportions should be similar across columns but there appear to be diff erences in the proportions, which show that they are related. The computed chi-square statistic has a value of 114.18. In order to determine whether this is enough evidence to reject the hypothesis of independence, the signifi cance value of the statistic is computed. The signifi cance value is the probability that a random variate drawn from a chisquare distribution with 18 degrees of freedom is greater than 114.18. Since this value is less than the alpha level specifi ed on the Test Statistics tab, we reject the hypothesis of independence at the 0.05 level.
Conclusion: From the results, there is a relationship between the main system of land acquisition and ranking of farming as an importance economic activity with value = 114.18, df = 18, p = 0.000.
The null hypothesis (H 0 :) is rejected and the alternative hypothesis (H 1 :) accepted.
In Ghana, the Constitution anticipates the application of customary law as it exists in particular communities, not what it ought to be. It is therefore recommendable to state clearly that it calls for indepth research into customary land tenure and management systems of the various ethnic groups for purposes of incorporation into the mechanisms for the public administration of land.
One area in which we believe that policy makers could use to improve the livelihoods of forest dwellers in Ghana is for Government to use its fi nancial strength and infl uence to acquire or negotiate access to land from the requisite authorities. The land can then be lease or rented and payments made out of proceeds from investment.
Other option that can be used to address the land tenure problem and to protect the interests of investors are measures, which ensure the legal security of deed and title registration over the period for which land is rented or leased. One way to acquire land for large-scale investment project would be for the Government to create an institution that will acquire land directly from landowners and pay adequate compensation on behalf of investors. The Government can also acquire land by this means and then lease the land to would be investors and individuals who does not have the means to acquire land directly from the owners. Compensation could be in the form of an adequate lump sum paid up front in the case of the freehold tenure system.
The advantage of this option is that potential investors will feel secured when dealing directly with the Government, which is the recognised sovereign entity, which has the oversight responsibility and capacity to solve any form of land dispute, which may arise rather than some obscure, individual or traditional leader. Such a practice will be reasonably acceptable to the landowners if it is formalised and enshrined with a legislative backing couple with transparent administrative rules and regulations for its implementation.
In addition, the Government can put in place a modality whereby landowners off er their land to investors for economic projects by using the compensation from the use of their land in the form of equity or loan in fi nancing the project. In the case where any of the people whose life depends on the land, has the required skills and are willing to work, they are given the fi rst opportunity to work as employees to receive some wages or salaries in addition to their equity interest. This will serve as an incentive for many landowners to participate. The advantage of this modality is that landowners who are employees will work hard to ensure the success of the project to safeguard their interest. Such fi nancial interest in large-scale projects can be a powerful and easy way of achieving landowners support and commitment.
Another option is that the Government and Organisations that are seeking to improve the living standards of the poor, should form partnership with landowners by investing in their land and sharing the profi t proportionally, whiles cost of investment is being re-covered and subsequently putting the landowners in charge of the project a er given them the needed skills and support. The advantage of this option is that companies that are seeking for vertical integration can fi nd it easy and cheap to obtain land to produce raw materials to feed their production plants and make high profi t from the sale of fi nal products.
However, to eliminate the problems relating to land acquisition in Ghana described above, it will be necessary for the Government to ensure institutional transparency. Potential investors and landowners must have confi dence in the institutions put in charge of land administration in Ghana. The solution of the problem is not far fetch since many chiefs and traditional leaders who are in control of land in Ghana are now highly educated and very progressive.
CONCLUSION
Many reasons has been given as an explanation to the prevalence of poverty and lack of development in Sub-Saharan Africa as a whole and Ghana in particular. Some of the reasons given are lack of education, lack of technology, lack of capital, lack of democracy, poor management of resource revenues, high level of corruption, weak rule of law, lack of infrastructure, confl icts and wars, poor access to health care, malnutrition and diseases among others. In as much as the reasons given are true, they may not be the primary cause. The root causes of such problems are the factors from which they arise and the Land Tenure Systems is a factor that causes such problems. Land tenure systems in Ghana generally aff ect every kind of natural resource weather found on the surface or under the surface of the earth at any area occupied by any tribes in Ghana. Since all the factors stated above depend on land and its revenues, it is not be wrong to describe the insecurity of the land tenure systems as the primary cause of low productivity, poverty and lack of development in Ghana. The role of land tenure can be positive or negative. It can neither be traded nor price in the market. They are not objects of market transaction and do not appear in the revenue and cost of the producer. It can be positive or negative spill over, which can aff ect both individuals and the society. The paper tested the main systems of land acquisition and its impact on productivity. It resulted that the systems of land acquisition in Ghana have a high impact on productivity. The study shows that the land tenure systems do not follow one standard regulation or lay down rules. These rules hinder investments and result into low productivity and low revenues for socio-economic development. The eff ects of low productivity are that there is low income, low standard of living, crime, confl icts, wars, famine and low human development, which lead to underdevelopment.
